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ZONING APPLICATION 

APPLICATION TYPE(S): 
RZ [7] PCA • FDP [7] CDPAQ FDPA • DPAQ CP • 

CPAD PRCQ PRCAD CSPD CSPAQ AAQ AFQ ARQ 

TO: THE BOARD OF SUPERVISORS OF FAIRFAX COUNTY, VIRGINIA 

[7] I (We), Reston Crossing, L.P. the applicant(s) petition you to adopt an ordinance amending the 

Zoning Map of Fairfax County, Virginia, by reclassifying the below noted property from the I-4 District to the 

POO District. 

• (PCA) This application proposes to amend the proffers approved pursuant to 

(case) in order to permit 

Is this a partial PCA? N (Y/N) If Yes, please identify affected acreage: 

TAX MAP PARCEL(S): 

17-3 ((8)) A and 2A pt. 

TOTAL ACREAGE: 14.09 acres CURRENT ZONING DISTRICT: I-4 

LEGAL DESCRIPTION: Deed Book: 24901/0411 and 19016/1725 Page No.: 

POSTAL ADDRESS OF PROPERTY (INCLUDING ZIP CODE): 
N/A and 2001 Edmund Halley Drive, Reston, VA 20191 

ADVERTISING DESCRIPTION: (Ex.:North side of Lee Highway approx. 1000 feet west of its intersection with Newgate Blvd.) 

Southwest of the intersection of the Dulles Access Road anc Reston Parkway (Rte. 602) 

EXISTING USE: Office PROPOSED USE: Mixed-Use 

MAGISTERIAL DISTRICT: Hunter Mill OVERLAY DISTRICT(S): 

Waiver/Modification of Submission Requirements Requested: G 

The name(s) and address(es) of owner(s) of record shall be provided on the affidavit form attached and made part of this application. 
The undersigned has the power to authorize and does hereby authorize Fairfax County staff representative on official business to enter 
on the subject property as necessary to process the application. 

Applicant Contact Name: Agent Name: 

Reston Crossing, L.P./Bradford Heming Elizabeth D. Baker, agent 

Address: Address: 
Street: 1875 Eye Street, NW, #300 Street:2200 Clarendon Blvd., Suite 1300 

City:Washington State:DC Zip:20006 City:Arlington State:VA Zip:22201 

Phone Number: Phone Number: 
(W):202-420-2050 (C): (W):703-528-4700 (C):703-901-7760 

E-mail: E-mail: 
BHeming@TishmanSpeyer.com ebaker@thelandlawyers.com 

<-• ,1 
Signature: *L* 7- Date: "/s«/2*n 

DO NOT WRITE IN THIS SPACE 

Date Application Accepted: 

0/lC q(a&<4-
Application Fee Paid: $ it. is. m 



WALSH COLUCCI 
LUBELEY & WALSH PC 

Elizabeth D. Baker 
Senior Land Use Planner 
(703) 528-4700 Ext. 5414 
ebaker@thelandlawvers.com 

December 8, 2017 

Tracy D. Strunk, Director 
Zoning Evaluation Division 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035 

Re: Reston Crossing 
Applications for Rezoning and Final Development Plan Approval 
Reston Crossing LP (the "Applicant") 
Tax Map 17-3 ((8)) A and part 2A (the "Application Property") 

Dear Ms. Strunk: 

This letter serves as the statement of justification for a rezoning application and 
companion Final Development Plan (FDP) application. The Application Property includes 14.09 
acres of land situated in the southwest quadrant of the Dulles Toll Road and Reston Parkway 
interchange, and is located immediately adjacent to the Reston Town Center Metro Station. The 
Application Property is currently zoned to the Medium Industrial (1-4) District and is developed 
with two office buildings with approximately 332,277 SF of gross floor area (GFA). The 
Applicant seeks to rezone the Application Property to the Planned Development Commercial 
(PDC) District to permit the development of a mixed use project in keeping with the adopted 
Comprehensive Plan for the Reston Transit Station Areas. The companion FDP seeks approval 
of one new office building in addition to the two existing office buildings to be retained in the 
first phase of development. 

I. Zoning History 

The Application Property is zoned to the 1-4 District without proffers. On October 11, 
1999, special exception application SE 99-H-013 affecting Parcel 2A was approved by the Board 
of Supervisors. The special exception permitted an increase in intensity up to 0.70 FAR and an 
increase in building height up to 100 feet. Generally, this SE permitted the construction of a 
third office structure on Parcel 2A subject to development conditions and a conditioned plat. 
The third building was never built and the special exception has since expired. 

ATTORNEYS AT LAW 

703 528 4700 I WWW.THELANDLAWYERS.COM 
2200 CLARENDON BLVD. I SUITE 1300 1 ARLINGTON, VA 22201-3359 

LOUDOUN 703 737 3633 1 WOODBRIDGE 703 680 4664 
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II. Proposed Development 

The planning vision for Reston Crossing seeks to convert the existing suburban style 
office campus with single use buildings and extensive surface parking lots to a transit-related 
mixed use community that will create an attractive living and working environment, and take 
advantage of the future transit, cycling and walking opportunities. This underdeveloped site at a 
prime location next to the Reston Town Center Metro Station allows the Applicant to reinvent 
the site as a model transit oriented development. 

The CDP/FDP for the Application Property provides for six new buildings surrounding a 
large public park space. This Central Park and the adjacent metro station are the primary 
organizing elements of the plan. With a variety of park experiences, some landscaped, others 
hardscaped, and a well-developed system of paths, passive, and active recreation facilities areas, 
the Central Park is a major community amenity. Office, residential and retail uses front onto the 
Central Park, allowing it to be a gathering space for workers, residents, shoppers, and visitors 
alike. Office uses are proposed adjacent to the Dulles Toll Road to take advantage of the good 
visibility for corporate users. A direct above-grade connection from the metro station to the 
Central Park ensures a seamless interface between transit users and Reston Crossing. The Central 
Park and new buildings are proposed to be constructed above a four level below and above grade 
parking structure, so all parking is hidden from view and the pedestrian realm is safe and 
enjoyable. 

Immediately to the east of the Application Property, existing Reston Parkway is planned 
as a six-lane avenue and will provide for vehicle, bike, and pedestrian movements. Located on 
the western periphery of the Application Property, Edmund Halley Drive is an existing two lane 
private street. It should be noted that a portion of the Parcel 2A, west of the Application 
Property, is being acquired by the Dulles Rail Project for the construction of a bus drop off and 
kiss and ride facility associated with the Reston Town Center Metro Station. As a part of the 
transit improvements, Edmund Halley Drive will become a public street and a round-a-bout will 
be constructed at the juncture of the street and the access to the bus drop off and kiss and ride 
facility, as shown on the CDP. Additionally, Edmund Halley Drive will be improved to add on-
street bike lanes and sidewalks to improve pedestrian access to the transit station. The Applicant 
proposes, in conjunction with the Reston Crescent proposal to the south, to construct a new local 
street along the southern boundary of the Application Property that would intersect with the 
Edmund Halley round-a-bout. Identified as Road B on the CDP, this two lane street will provide 
access to the parking podium and loading areas serving Reston Crossing. Additional new local 
streets, identified as Public Road A and Private Roads C and E on Sheet TRANS.01 of the CDP, 
are proposed with the Reston Crescent application and provide further connectivity in the transit 
station area. 

Development proposed with the CDP includes a maximum of 1,965,000 SF of GFA. To 
maintain flexibility to respond to market needs over the build-out of the Application Property, 
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the Applicant proposes a range in the mix of uses. Office development would range from 38 to 
58 percent of total development; residential development would range from 36 to 59 percent of 
total development, with retail uses representing 3 to 6 percent of total development. 

The development program for each building is as described below. 

• Building 1 is located on the most western portion of the Application Property and as such 
is closest to the Reston Town Center Metro Station. Building A has frontage on both the 
kiss and ride facility and the Central Park. It is proposed with a maximum height of 260 
feet, a minimum GFA of 250,000 SF, and a maximum GFA of 480,000 SF, which 
includes 450,000 SF of office and 30,000 SF of retail. Up to 330 residential units could 
shift from Building 4 to either Building 1 or 3. Options for the mix of office and 
residential uses are set forth in Table 2.3 of the CDP. Retail uses would comprise up to 
30,000 of the GFA under either option. Access to parking and loading is provided from 
Road B. Pedestrian access to the Metro Station South Pavilion is conveniently located 
immediately northwest of Building 1. 

• Building 2 is located on the most eastern portion of the Application Property, adjacent to 
Reston Parkway. Building 2 is a residential building with a maximum building height of 
130 feet. With between 250,000 and 355,000 SF of GFA, Building 2 will house up to 380 
multi-family dwelling units. Access to parking and loading is provided from the western 
end of Road B. With its "U" shaped design, Building 2 serves as the eastern terminus of 
the Central Park and is designed to maximize views into the park. 

• Building 3. located to south of the Dulles Toll Road off-ramp and east of Building 1, is 
planned as the tallest building in Reston Crossing. At up to 330 feet in height, Building 3 
will be between 510,000 and 618,000 SF in size. Similar to Building 1, residential units 
could be shifted from Building 4 to Building 3. The CDP also provides for up to 18,000 
SF of retail uses. Access to the structured parking serving Building 3 is provided from 
both Road B and Reston Crossing Boulevard, a private street providing limited access 
through the Central Park. Access to Metro is available via a short and attractive walk 
through the extensive park amenities provided west and south of Building 3. 

• Building 4 is located immediately east of Building 3 and adjacent to the Dulles Toll Road 
off-ramp. It is proposed with a maximum height of 260 feet, a minimum GFA of 210,000 
SF, and a maximum GFA of 315,000 SF. The CDP provides for Building 4 as either an 
office or residential structure with retail uses accounting for up to 15,000 SF of the GFA. 
Access to the structured parking serving Building 4 is planned from both Road B and 
Reston Crossing Boulevard. 

• Building 5 is situated on the southern side of the Central Park, between 
Buildings 1 and 6. With between 110,000 and 270,000 SF of GFA, this residential 
building will house up to 250 residential units and up to 20,000 SF of retail uses. The 
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proposed maximum building height is 250 feet. Access to parking and loading is 
provided from Road B. 

• Building 6 is located on the southeast side of the Central Park, between Buildings 2 and 
5. With a maximum height of 230 feet, Building 6 is planned as a predominately 
residential building, comprised of up to 280,000 square feet of GFA of which up to 
30,000 SF could be retail. Building 6 would accommodate between 180 and 230 
residential units. Parking and loading access is available from Road B. 

III. Comprehensive Plan Guidance 

The Application Property is located in the Reston Town Center Transit-Oriented 
Development District and more specifically as a part of the South Subdistrict. Recommendations 
for the Application Property's use and development are guided by the Reston Transit Station 
Areas Comprehensive Plan text adopted by the Board of Supervisors on February 11, 2014 (the 
"Plan"). Guidance is provided in both the Areawide Recommendations and in the more site 
specific Reston Town Center Transit-Oriented Development District. 

Reston Town Center Station Transit-Oriented Development (TOD) District 

The Reston Town Center Station TOD District includes recommendations for the Base 
Plan and the Redevelopment Option. The Base Plan for Reston Crossing is office use at 0.50 
FAR or residential use at up to 30 dwelling units per acre. Under the Redevelopment Option, the 
Application Property is recommended for "Transit Station Mixed Use" with an intensity in the 
2.0 to 3.0 FAR range exclusive of bonus intensity available for residential components providing 
affordable and/or workforce dwelling units. The Plan describes Transit Station Mixed Use as a 
balanced mix of residential uses and non-residential uses comprised of office, hotel, retail, and 
institutional uses. The long term goal for each Transit Station Mixed Use area is to include 50 
percent residential uses and 50 percent non-residential uses, however individual developments 
may have flexibility to build more office use or residential use if other developments in the area 
are built or rezoned with a mix of uses that contain proportionally less of one use or another. 

The proposed redevelopment of Reston Crossing results in a maximum overall FAR of 
3.20, inclusive of bonuses associated with the provision of workforce housing. The land use mix 
is 36-59% residential use and 38-58% non-residential use and is in conformance with Plan 
recommendations. 

In addition to recommendations with regard to land uses and intensity, the Plan provides 
guidance on the planned street network, urban design, urban park standards and a host of other 
topics. The Plan sets forth Development Review Performance Objectives which all 
developments within the Transit Station Areas are expected to contribute. The Applicants have 
addressed the Development Review Performance Objectives as described below. 
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• Achieve High Quality Site Design and Architecture — Excellent site design in the TSAs 
should continue the Reston traditions of emphasizing community gathering places, 
integrating access to the natural environment when possible, and providing public art. In 
addition, there should be an emphasis on environmentally sustainable design and 
practices with non-residential development achieving U.S. Green Building Council's 
Leadership in Energy and Environmental Design (LEED) Silver certification or the 
equivalent, at a minimum. Residential development should be guided by the Fairfax 
County Policy Plan objectives on Resource Conservation and Green Building Practices. 

The proposed development includes a high quality and unique design with a superb 
connection to the metro station and a large central park for residents, workers, and the 
larger community to enjoy. The highest intensities uses are located closest to the metro 
station. The site is designed to visually hide parking facilities and ensure pedestrian 
safety and convenience. Innovative stormwater management techniques are integrated in 
to the design. Proposed residential buildings will meet a minimum of LEED or 
equivalent certification and non-residential buildings will meet a minimum of LEED 
Silver or equivalent certification, although the Applicant may work towards a design to a 
higher level of certification. 

• Provide Pedestrian and Bicycle Connectivity throughout the Transit Station Areas 
(TSAs) - New pedestrian and bicycle connections should be provided through complete 
streets within the TSAs and new or extended trails on both sides of the DAAR connecting 
the three Metrorail stations. Pedestrian and bicycle crossings of existing streets should be 
improved to increase pedestrian and bicyclists' safety, visibility and convenience. 

The Applicant will be providing a comprehensive pedestrian and bicycle circulation 
system. The CDP accommodates a reconstructed and enhanced off-road bicycle and 
pedestrian trail along Reston Parkway. The Applicant is also proposing a sharrow on 
Road B in lieu of a trail on the south of the DAAR that will connect to the reconstructed 
shared use trail along Reston Parkway. Road B includes the recommended streetscape 
and sidewalks in the Plan. In addition the Central Park is designed with multiple 
pedestrian paths and connections to ensure safe, easy and attractive walks, for both 
leisure and purpose. 

• Provide Urban Parks and other Recreational Amenities throughout the TSAs - Local-
serving urban parks, recreational and cultural amenities including but not limited to 
plazas, trails and public art should be provided throughout the TSAs in order to serve 
local leisure and recreation needs. Membership in Reston Association may serve to meet 
a portion of the identified park and recreation needs. The exact number of urban parks 
and other amenities, their sizes and distribution will be determined by the amount and 
type of new development and provided in accordance with the guidance in the Urban 
Parks, Recreation Facilities and Cultural Facilities section. 
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Based on the Urban Park Standards and the expected resident and workforce population, 
the Application Property is expected to provide 3.49 acres in publically accessible park 
space. The Reston Crossing development will include a variety ofpublic and private park 
spaces. Public park spaces total 4.0 acres and comprised of a civic plaza, two common 
greens, and four pocket parks. The larger of the two common greens is 1.3 acres. In 
addition, there is 1.0 acre of private outdoor amenity space comprised of 5 residential 
courtyards. 

• Achieve Greater Housing Diversity - Future development should ensure that a diversity 
of housing is available in the TSAs. The residential component of mixed-use 
development should meet the needs of a variety of households such as families and 
seniors. Most of the new housing is envisioned to be multi-family to achieve the desired 
urban form. However, urban townhouses may be appropriate in some locations. To 
ensure the provision of adequate affordable housing, future development should meet 
county policies on affordable housing. 

The residential components will meet the provisions of the Affordable Dwelling Unit 
Ordinance ("ADU") when applicable and will meet the Reston Plan's Workforce 
Housing Policy objective of 16 percent of units (based on the proposed 3.0 FAR) being 
provided as Affordable or Workforce Dwelling Units ("WDUs"). The Applicants will 
also proffer to contribute $3.00 per non-residential square foot on total new development 
intensity toward workforce housing. 

• Provide Office Uses in Strategic Locations - New office uses at higher intensities should 
be located within approximately % mile of the Metrorail station, as shown on the 
Conceptual Land Use Map, to maximize use of transit by future office workers and it 
should be demonstrated that proposed site layouts achieve a safe, comfortable and 
reasonably direct walk for employees. In selected circumstances, increased office 
intensity may be considered for parcels outside of the % mile radius if it will facilitate the 
provision of new public infrastructure, such as a new crossing of the DAAR, or other 
critical public facilities, and a safe, comfortable and reasonably direct walk can be 
achieved. 

Most all of the Application Property is located within 'A mile of the Reston Town Center 
Metro Station. The Applicant has provided for office uses in Buildings 1, 3 and 4, which 
are both in close proximity to the metro station entrance and the Dulles Toll Road. These 
sites were chosen for office use as it enjoys excellent visibility from the Dulles Toll Road, 
and will have excellent pedestrian access to the station. 

• Provide Retail, Hotel Uses and Institutional Uses - Retail uses on the ground floor of 
mixed-use buildings are encouraged in all TSAs to allow employees and residents in each 
TSA to carry out daily activities with minimal need to use single-occupancy vehicles. 
Hotel uses are encouraged in all TSAs because they generate potential transit users and 
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pedestrian traffic and have less impact on the road network. In addition, hotels can 
contribute to the objective of generating pedestrian activity throughout the day and into 
the evening. 

The Applicant is providing the opportunity for retail uses in the first floor of all buildings 
with the exception of Building 2. Retail and service uses will be well located to serve the 
office tenants but also to provide convenient and walkable shopping or dining 
opportunities for residents and visitors to Reston Crossing. Outdoor pedestrian plazas 
and cafes are located adjacent ground floor retail areas where higher pedestrian activity 
is anticipated. Future residents and workers will also be well served with other retail 
establishments proposed with the Reston Crescent application just south of Road B. 

• Encourage Coordinated Development Plans - For development proposals requesting 
increased intensity above the base plan recommendation, consolidation or coordinated 
development plans are encouraged. 

The 14.09 acre Application Property is large enough to accomplish the objectives of the 
Plan. 

• Protect Existing Low Density Residential Areas - The majority of existing residential 
communities adjacent to the TSAs are low density neighborhoods comprised of single 
family detached homes and townhomes. In most instances, these communities are 
separated from the TSAs by major roadways. Appropriate design measures such as 
reduced building height and massing for new development closest to these existing 
neighborhoods should be utilized to help define the limits of the TSAs. 

No low density residential communities are adjacent to the Application Property. 
Adjacent uses include office projects and approved or proposed mixed use/multi-family 
residential/office uses. 

IV. Requested Waivers and Modifications 

To the best of our knowledge, there are no known hazardous or toxic materials on the 
Application Property or are there any planned with the proposed use. Furthermore, to the best of 
our knowledge and belief, the proposed use will be in conformance with all applicable 
ordinances, regulations and adopted standards with the exceptions identified on Sheet NTS.01 of 
the CDP/FDP. 

One of the requests involves a waiver of Section 6-206, Paragraph 5 to permit the gross 
floor area devoted to residential uses to exceed 50 percent of the gross floor area of all principal 
uses. Within the Application Property, gross floor area of residential uses may be equal to or 
slightly greater than the gross floor area of the principal uses. However, given the fact that the 
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Plan recommendations for this area generally call for 50 percent residential and 50 percent non
residential use, this waiver request is appropriate. 

V. Conclusion 

These applications will implement the newly adopted Plan for the Reston Town Center 
Transit Station Area by creating a well designed, mixed use community with significant public 
open space and park network, and by taking Ml advantage of the transit opportunities provided 
by the extension of the Silver Line. The Applicants have worked diligently to ensure that the 
mix of uses is market appropriate and that access and circulation for pedestrians, cyclists, and 
vehicles and function well and create good connectivity to the metro station. 

I appreciate your attention to this matter. 

Very truly yours, 

WALSH, COLUCCI, LUBELEY & WALSH, P.C. 

Elizabeth D. Baker 
Senior Land Use Planner 
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